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摘  要 
1998 年我国实行住房市场化改革，房地产市场步入快速发展通道，2004 年至








































We implemented a housing marketization reform in our country in 1998, since then 
the real estate market experienced a rapid development.  The annual average growth 
rate of the real estate prices of 31 provinces in our country was 11.67% from 2004 to 
2012. "High real estate prices" and "Difficult in buying a house" has become a serious 
social economy and livelihood problems. Scholars try to explain the rising real estate 
prices from different perspectives, but have not unified conclusion. When the real estate 
prices is soaring, the third baby boomers enter house-buying years, with the aging 
population, population frequent migration and household size miniaturization gradually, 
population structure has changed dramatically. It is worth noting that the population 
structure change and the rising real estate prices occur at the same time. Therefore, this 
article attempts to make a reasonable explanation on the rising real estate prices in more 
than ten years from the perspective of demographic factors. 
Under the background of population structure is changing, scholars have shifted 
focus to study the effect of population structure on the real estate prices. Mankiw and 
Weil (1989) exactly predicted that house prices would fall in the United States in 1990s 
by studying the impact of population structure on the real estate prices; Jianwei Xu , 
Qiyuan Xu etc.(2012) and Guojin Chen, Wei Li etc.(2013) found that the impact of 
elderly dependency ratio on the real estate prices in China was different from that of 
in  OECD countries through the study of the relationship between population structure 
and the real estate prices. But the existing literature did not take into account the major 
effect of the regional heterogeneity on the real estate prices, nor divided demographic 
factors from different angles rationally when studied the influence of population 
structure on the real estate prices.  
Different from the existing literature, we divide the population structure into 
population age structure, population spatial structure and population family structure in 















annual data into eastern, central and western data in order to have comparative analysis 
in these three regions. We expect the further analysis can provide certain reference for 
the district government to set housing regulation and control policy. The empirical 
results are as follows: elderly dependency ratio has a negative impact on eastern real 
estate prices significantly, has no significant impact on central real estate prices, and has 
a positive impact on western real estate prices significantly; Young dependency ratio 
has a negative impact on eastern and western real estate prices significantly, and has a 
positive impact on central real estate prices significantly; Move-in rate has a positive 
impact on eastern real estate prices significantly, and has no significant impact on 
central and western real estate prices; Move-out rate has a negative impact on eastern 
real estate prices significantly, and has no significant impact on central and western real 
estate prices; The average family size has a negative impact on eastern, central and 
western real estate prices significantly. 
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第一章  绪论 
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第一章  绪论 
第一节  研究背景和目的 
1998 年我国结束了住房福利分配制度，开始实行住房市场化改革，住房全面
商品化，这既繁荣了我国房地产市场又改善了民众住房条件。然而，住房市场化
改革也导致了房地产价格持续攀升。房地产价格在 1998 年至 2003 年涨幅不大，





统计局公布的经济数据可知，2013 年 9 月，全国 70 个大中城市新建商品住宅价格
环比上涨 65 个，同比上涨 69 个，宏观调控并未达到预期效果，房地产市场依然





2014 年，在经济“新常态”下房地产价格出现下滑现象：2014 年 9 月，全国 70





自建国以来，我国先后出现三次婴儿潮，出现时间分别在 1949 年至 1959 年、
1962 年至 1973 年、1986 年至 1990 年。第一次婴儿潮时人口绝对增量较小；第二





















44~54 岁、30~41 岁以及 13~17 岁，其中第一次和第二次婴儿潮人口正处于购房改
善性需求阶段；到 2014 年，三次婴儿潮出生人口的年龄已经分别处于 55~65 岁、






划（2014~2020 年）》明确指出：2020 年全国城镇化率将达 60%，将实现 1 亿农业
人口转移。这 1 亿迁移人口对房地产的需求将相当可观，新型城镇化将为未来房
地产市场容量的持续扩大提供动力。2013 年人口净流入最高的三个城市分别为上
海、北京和深圳，各自的人口净流入量分别为 953.5 万、771.8 万和 755.6 万。2013






户规模不断缩减，全国平均家庭户规模在 20 世纪 50 年代为 5.3 人/户，1990 年、
2000 年、2010 年平均家庭户规模分别为 3.96 人/户、3.4 人/户、3.1 人/户，到 2013
年已缩减至 2.98 人/户，家庭规模小型化已经成为我国人口结构新的变化趋势。与
此同时，我国平均家庭户数不断增加，1990 年、2000 年、2010 年平均家庭户数分
























预测出美国房地产价格将会在 20 世纪 90 年代下降。Takats（2010）[4]实证研究了
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